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QUICK FACTS:
Location: Charleston, SC
Address: 701 E Bay Street,
Charleston, SC 29403
Asset Type: Mixed-Use
Project Description: Historic
adaptive reuse of former factory
into office, retail and event space
Size: 244,000 SF
Use Sizes:
Office – 150,327 SF
Retail – 53,694 SF
Event Space – 7,500 SF
Developers: WECCO Development
Owner: Roi-Tan Investments, LLC
Architects: Stevenson & Wilkinson
(exterior), McMillan Pazdan Smith
(Interior)
General Contractor: Trident
Construction

EXECUTIVE SUMMARY
The Cigar Factory was constructed in 1881 as a cotton manufacturing facility with the
latest technological advances of the day, such as electricity, steam heat, and a fire
safety system. After surviving the devastating Earthquake of 1886, the Cigar Factory
changed hands and was leased in 1903 to the American Cigar Company, producer of
famous Roi-Tan and Certified Creamo cigars. Great success came with cigar
production, and as many as 1,400 workers were employed at the factory in the 1930s.
During the darkest days of the Great Depression, the Cigar Factory was one of the few
civilian workplaces that provided secure employment for a full day’s wages. Cigars
were produced in the building for 70 years and at its high point, 1.5 million cigars rolled
out of the factory each day.
After the cigar manufacturing ended, the building was used for office and warehouse
space over the next decade. In 1980, the Cigar Factory was listed in the National
Register of Historic Places, and shortly thereafter, they welcomed Johnson and Wales,
the famed culinary school, which triggered the revolution in Charleston cuisine. The
school was relocated to Charlotte, NC in 2006.
In 2007, the building was purchased by the Simpson Company out of Atlanta. The new
ownership devised a plan to convert the building into 66-luxury condominiums. With
construction underway and security deposits coming in, the developers were sure the
project would exceed expectations . However, the tides soon turned and the once
promising development began to sink under the weight of the financial crisis.
In 2014, Roi-Tan Investments, a group of local investors, partnered with Federal
Capital Partners, a privately held real estate company, to purchase the Cigar Factory.
The property was transformed into a first-class, mixed-use building that will includes
unmatched creative work/office space, signature restaurants and event space and
high-end retail with ample parking. The path to get there was long and winding, and at
times seemed to face the same fate of the project before it.

Construction Lender: PNC Bank
Mezzanine Lender: Federal Capital
Partners
Permanent Lender: MetLife
Tax-Credit Syndicator: Federal
Capital Partners
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City of Charleston
Welcome to the Low Country, home to the scenic and historic coastal
city of Charleston, South Carolina. An international travel destination
that has been consistently voted the number one city in the U.S.,
Charleston has earned this recognition because it offers residents a
lifestyle that gives the perfect balance between work and play – with a
beautiful warm climate, historic architecture, world class food and retail
options, golf courses, miles of , one of the top medical hubs in the
Southeast, arts & culture, and of course some good ole southern
hospitality. Charleston’s historic atmosphere provides tourists the
feeling of being back in the 19th century while still offering a modern
flare – a combination so rare that millions return year after year to
experience what this historic town has to offer.

The city of Charleston is the both the oldest and largest city in the
state of South Carolina. Charleston is a port city that is comprised of
the Peninsula and adjacent areas of land. The City has been steadily
annexing property over the last decades and now is comprised of over
127.5 square miles. The Peninsula is bounded by the Cooper and
Ashley Rivers on both sides, as well as the Atlantic Ocean to the
south. These bodies of water, which bound the Peninsula, create a
high barrier to entry for development on the Peninsula. Future growth
will continue to travel up the Peninsula and into North Charleston as
time progresses.

The Cigar Factory is located on the Middle Peninsula of Charleston, SC.
While the Southern Peninsula is what most people consider “Downtown
Charleston”, the Middle Peninsula still conveys the same sense of place that
people have come to associate with Charleston. As the momentum of
Charleston’s growth continues to travel north, up the Peninsula, sites
located in the path of progress are well positioned to benefit from this
growth. The Cigar Factory is well positioned to capture the growth in real
estate demand over the coming years, as Charleston continues to get
national and international praise as a top city to visit and to work, live, and
play.
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The Market
Office
In 2012, Charleston’s office market was starting to finally gain some traction for the first time since the recession. With this in
mind, the partners at Roi-Tan saw this as the perfect opportunity to reposition the Cigar Factory. With the structure consisting of
over 150,000 SF of office space, and its eligibility for Federal and State Historic Tax Credits - the partners believed that they could
bring a higher quality product with more contiguous office space than the Charleston market had ever seen before. They believed
that this competitive advantage would allow them to charge higher rental rates, and attract high quality tenants that would add to
the ambiance of the space.
Retail
Being located in one of the hottest retail hubs in the country, the partners at Roi-Tan knew it was important to diversify themselves
from the rest of the market. They decided to move away from large national AAA tenants and focus on regional and local retailers
with unique/trendy concepts.
Event Space
The Charleston market was extremely underserved when it comes to event space. There were only two other spaces inside the
market that could successfully hold 550 people at the same time. This gave the partners at Roi-Tan the idea to implement 7,500
SF of event space into the Cigar Factory’s new concept. This new space would help fill the event space void in the Charleston
market.
Urban Revitalization
The revitalization of Charleston’s historic downtown has a unique story that would not have been possible without the the
visionary, Mayor Joe Riley. After he was elected in 1975, Riley was motivated to establish a more vibrant downtown that
Charleston would be proud of, however, he would see some push back from many locals and preservationists.
His vision would involve years of planning, millions of dollars in public and private investment, a few lawsuits, and the master
developer falling out due to financing issues. It wasn’t until 1983 that the City of Charleston finally approved the plans and
acquired the funds for Riley’s first project, the Charleston Place.
The development is comprised of an eight story building with ground floor retail with a hotel component, right in the middle of
downtown Charleston. The total project cost $75M and was worth every penny. Upon its completion in 1986, the Charleston Place
marked the rebirth of Charleston’s downtown, and has generated gentrification throughout the peninsula since its foundation.
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THE STORY
“IT’S 15 MINUTES UNTIL CLOSING, THE
SELLER WAS CALLING EVERY MINUTE
CONFIRMING THAT THE WIRE HAD NOT
COME IN AND THAT THERE WOULD BE NO
MORE EXTENSIONS…AND WE HAD $2
MILLION OF HARD EARNEST MONEY ON
THE LINE”
-WILLIAM COGSWELL

Cast of Characters
William Cogswell
William has been in the Charleston real estate business since 1997. His extensive background includes work in development,
management, construction, and real estate brokerage. He has developed numerous award winning projects from the ground up
– including One Cool Blow, Frogtown, and Starland. He also has an expertise in the adaptive reuse of underperforming assets
such as the old Candler Hospital Building in Savannah and numerous other properties in the Charleston area. Mr. Cogswell is
currently the head of WECCO Development, and has been managing real estate assets for over 15 years.
Boyd Simpson
Boyd is an Atlanta-based real estate developer who started The Simpson Organization (TSO) in 1990. The bulk of its current
portfolio was acquired between the mid-1990’s to the present. Their historic acquisition efforts have focused on neighborhood and
specialty retail centers, multi-tenant office buildings, and urban land located in primarily Southeastern markets. They acquire
assets with private equity capital from high net worth individuals and their own resources and commercial debt from local and
national lending institutions. TSO purchased the Cigar Factory in 2007 with plans of building condos.
Jay Weaver
Formerly a founding principal of Weaver & Woodbery Company (15 years), Jay Weaver has developed, repositioned, and
operated dozens of diverse office, industrial, retail, and residential projects throughout the Southeast. By anticipating
marketplace opportunities and working with the communities involved in their projects, the firm used a common sense approach
to real estate acquisition and development. Weaver Capital Partners focuses on retail, industrial, mixed-use and office
properties in the Southeast markets, and develops or repositions those properties to add maximum value. Weaver Capital
Partners is one of the leading members for the Roi-Tan Investments joint venture.
Roi-Tan Investments
The joint venture that developed the Cigar Factory is comprised of a group of local investors led by
William Cogswell of WECCO Development, LLC and Jay Weaver of Weaver Capital Partners, LLC.
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Federal Capital Partners
Roi-Tan Investments took on debt from PNC bank, but still did not have the appropriate financing to carry out the
redevelopment. This is when they brought in Esko Korhonen, a managing partner at Federal Capital Partners, to
provide the mezzanine financing that allowed them to pursue the Cigar Factory. FCP was also instrumental in the
syndication of the layers of tax-credits used, in order to finance the project.

BoomTown!
One of the fastest growing, web-based software companies that offers a robust online marketing
system for real estate professionals. Boomtown’s potential presence in the Cigar Factory would solve
both the anchor tenant problem and guide the future programing for the development.

Garden & Gun
Garden & Gun saved the day when all seemed lost. A week before Roi-Tan Investments was supposed to close on the Cigar
Factory, their anchor tenant, Boomtown, backed out of their 25,000SF anchor lease and left the partners with nothing but an
empty space and a big problem to solve. Little did they know that this would be a blessing in disguise. If Boomtown had
stayed in the space, the Cigar Factory would have become a tech hub instead of an astonishing lifestyle center with exquisite
dining options, high end retail, office, classroom and event space that we see today. This was all possible because Garden &
Gun Magazine came in occupy the space. They were also a big part in bringing in the trendy, regional tenants that Roi-Tan
was envisioning.
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SETTING THE SCENE|EARLY 2007
Charleston was a growing market with enough accolades to fill a
bookshelf. Tourism was thriving, along with the newly emerging
tech industry and the reemergence of U.S. industrial production.
Everything was going well for both the city and the surrounding
areas. These positive signs led developer Boyd Simpson to pursue
the redevelopment of the historic Cigar Factory on East Bay Street
in downtown Charleston. Following the relocation of Johnson &
Wales University to Charlotte, North Carolina in 2006, the now
vacant old Cigar Factory had seen better days. Seeing the national
trend of condominium development, converting the old historic
structure into luxury condominiums seemed a “slam-dunk”
proposition.
After going through the process of acquiring the old factory, plans
were laid for Boyd to convert the factory into the highest quality
condos the city had seen in years. Given the stagnation around the
factory, the City of Charleston was eager to see an underutilized
asset put back into production, especially one that has had such an
economic impact on the city. Being from Atlanta, Boyd was very
familiar with the growing surge in demand for condominium
projects. Once the plans were approved by the City, the Cigar
Factory would be home to 66 luxury condominiums, with parking
included. The feedback from the local market was well received,
and construction began quickly to capture the overwhelming
demand.
With construction underway, and demand still strong, Boyd’s
project was looking better than the projections forecasted. Day by
day, more people visited the site to see which unit would be their
future home. With harbor views, and a close location to the best
that Charleston had to offer, deposits continued to accumulate for
the 66-units. So far, so good, this looked to be the model that the
Simpson Company would follow for years to come within the
Charleston Metro.

…NOT SO FAST|LATE 2007
While models are good for extrapolating past data into the near, and even long
term, future, they cannot predict the unpredictable. Like sand falling through the
hands of those on the beach close by, the Cigar factory was beginning to look like
the sand through Boyd’s hands…
Each day, the front page of the Post and Courier seemed to bring more bad news
to the door step of the Cigar Factory. The housing market was collapsing, at a rate
in which no one had seen since the commercial collapse in 1986. Page after page
would highlight how many Americans were losing their homes, along with the
massive losses suffered by banks, which were lending on these homes. Not only
were homes being lost and banks bleeding, but the overall economy was beginning
to show signs it might go into a long term recession.
Over the next couple of months, the once robust housing, and even second home,
markets were now on life support. Not only could the models not have predicted
this, but neither could the nation’s top economists, bankers, nor Treasury officials.
With a high end condo project underway and deposits on the unbuilt condos in the
bank, things had taken a grim turn for the Cigar Factory. However, being
determined to see the project through to completion, construction pushed on
through disheartening news.
While headline after headline continued to hammer in the new reality for the
housing market, construction draws were still being approved by Silverton Bank for
the project. Even though the overall market was seeing a dramatic decline, there
still seemed to be hope for the Cigar Factory despite all odds. However, this hope
would soon evaporate with FDIC takeover of Silverton Bank by the end of 2007.
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JUMPING OFF THE CLIFF|2008
With bank closures now overshadowing the number of housing
foreclosures, the once hopeful condominium project was now
becoming a thorn in Boyd’s side. While Silverton Bank held on longer
than most, the once healthy Silverton Bank was looking for a buyer.
This buyer was not what the bank nor Boyd had intended – it was the
FDIC. With all operations being ground to a halt, the construction
loan for the Cigar Factory was entering the cross hairs. If the
construction loan were to be called, any hope for the project would
finally reach zero. However, Boyd had one last trick up his sleeve,
one that no one would see coming.
Suing the FDIC is a daunting and fraught undertaking, yet Boyd was
willing to take the risk. Boyd had novel grounds for the lawsuit.
Boyd’s legal team believed that since the FDIC had released a
couple of construction draws after taking over Silverton, the FDIC
had an obligation to continue to perform. Given this, Boyd believed
that the FDIC would have to honor the construction loan.
While most people could never imagine their bank failing mid-project,
even those with the greatest imaginations could never fathom taking
on the government. After much litigation and accumulating a mass of
legal fees, the verdict was finally reached for the lawsuit. Despite all
odds, the FDIC had lost and they would have to honor the
construction loan that had been made to The Simpson Company for
the Cigar Factory.

ARE WE FLYING OR FALLING? |2009-2011
With construction still underway, the project seemed to be showing
signs of life while most other projects were stopped in their tracks.
However, appearances only tell a fraction of the true story.
While funds were still being issued to complete the construction of the
condominiums, the demand needed to pay back the funds was not
there. Given the weakness of the economy at the time, developing
luxury condominiums was akin to swimming with an anvil. Even
though the project was the best in market, the demand for the project
had waned. While some locals may have still had an interest in
owning a luxury unit in downtown, banks were not lending money for
these purchases. A win against the FDIC could make one feel like
they could get through anything, however this is one hurdle that would
become impossible to overcome.
Towards the end of year, the white flag began to rise above the ship of
The Simpson Company. It was now evident that the project would
have to pivot from luxury condominiums to another use better suited to
the market. Even though it was a tough pill to swallow, Boyd realized
that it was in his best interest to look for a life boat off the SS
Simpson. This life boat would come soon enough, but would Boyd
have the willingness to hop aboard?

Despite all odds, the project would go on and construction draws
would continue to be funded. However, even with money available to
complete the construction of the project, the demand for condos,
which was once overwhelming, had now slowed to a trickle. While
the loan would be funded, the concern had now shifted to how the
loan would be repaid once construction was completed.
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GROUND RUSH|EARLY 2012
The Cigar Factory had always played a prominent role in the landscape of
downtown Charleston. Having grown up in Charleston, William Cogswell
knew of the importance of the Factory as its relationship to the city’s past.
With the real estate market finally showing some stability again, William
was looking for the next opportunity. This opportunity would come soon
enough, but no one could have predicted how the next several years
would play out.
Looking for a way to get out of the mess he was in, Boyd decided to reach
out to a local developer and propose a joint-venture on the struggling
Cigar Factory. This local developer was William, and he more than willing
to take on the task of breathing new life into the once promising project.
After several months of getting up to speed, they determined that the best
course of action may come through changing the original strategy. While
the real estate market was finally starting to see signs of life, the
condominium market was still on life support with little interest from
potential buyers. However, the Charleston commercial real estate market
was beginning to show signs of economic growth through the emergence
of tech companies and the relocation of multiple global corporations to the
region. Seeing these signs, William realized that the best opportunity lay in
meeting the demand for these growing sectors of the local economy. The
plan would consist of transitioning Boyd’s original concept into Class A
office and retail.
While the proposed idea appeared to be the appropriate move, two key
issues stared back at the developers – the lack of parking and an
unproven product. First, parking would be the largest hurdle to overcome.
The original concept only needed enough parking to accommodate the
residents of the 66 condo units, however the new concept would need to
provide much more parking for both the office and retail users. In addition,
the amount of proposed office space was unprecedented for the
Charleston market. At 150,327 square feet of rentable office space, never
before had the greater Charleston area seen an office development of this
scale. Even though demand was steadily growing, no one could be sure of
how well office supply would be absorbed by potential users.

Parking quickly became the highest priority for William. If this parking could
not be provided, it wouldn’t matter if the market would absorb the potential
supply of space. Given the lot on site, the retailers would have enough
parking to accommodate future customers. However, there was not enough
parking to accommodate office users, so excess parking would have to be
located off site. Empty parcels of land to accommodate parking were not in
abundance downtown, and if they were, the sticker shock would make any
developer back down. With the odds stacked against him, Boyd was unsure
of how William would be able to obtain the parking needed for their new plan.
The obstacle was still glaring back at William – how would he be able to get
the parking needed to support the future use for the site? Eventually, an idea
came to mind, but it would be a long shot. The solution to this the problem
was in plain sight. Charleston is well known for the Cooper River Bridge, the
iconic structure that connects the Charleston Peninsula to Mount Pleasant.
The bridge was large enough to create parcels of land underneath the
overpasses. However, these parcels were not suitable for vertical
construction, for safety or regulatory reasons. William believed that a
possibility may exist to use the land underneath to meet his parking needs. In
order to make this idea work, the city of Charleston would need to be on
board to enable parking under the overpass. Even though the idea seemed
like an absurdity to Boyd, William knew who he needed to reach out to –
Mayor Joe Riley.
In Charleston, Mayor Riley is viewed as an almost spiritual figure amongst
the citizens. After the landfall of Hurricane Hugo in 1989, the City of
Charleston was left in shambles. During the trying times following the
destruction left behind by Hugo, Mayor Riley became a unifier to the city of
Charleston and is even credited for its revival over the following decades.
Given his local ties to the Charleston area, William knew the support of the
Mayor would be instrumental in making the project move forward from both a
parking and development perspective. After meeting with the Mayor and
crafting an agreement which would be a win-win for both the City and
William, things were beginning to look up.
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CLOSE BUT NO CIGAR|LATE 2012
The agreement made between the City and William would allow
the joint-venture (between William and Boyd) to lease the land
under the bridge from the City. This long term lease would enable
the joint-venture to create a surface parking lot on the site, in
exchange for rent payments. Given that a new parking garage was
needed for downtown, the land lease would terminate once the
City was able to build a new garage to service downtown.
Therefore, a win-win existed for the City and the joint-venture. The
joint venture was able to obtain the parking required for an office
use, and the City of Charleston would receive funding to help build
their new garage. With this agreement in hand, and a letter from
the Mayor’s office confirming the agreement, William was ready to
sit down with Boyd to discuss the next steps.
After months of hard work and money spent, William could not
believe what happened next. Despite finally overcoming the
biggest hurdle thus far – parking – Boyd was not willing to move
forward with the joint-venture. There was no rhyme or reason to
Boyd’s response, he simply did not want to move on with the new
plan for the Cigar Factory.
Eventually it would become evident that Boyd was irritated that the
Mayor was supportive of the parking arrangement after William’s
meeting. William was from the Charleston area and had relative
clout within the local political and social circles. On the other hand,
Boyd was from Atlanta, and did not hold the same local
relationships that William did. Boyd took a big blow to his ego after
William was able to achieve what he had dismissed as simply
wishful thinking, which created a rift between the two. This
eventual split would not deter Cogswell, as he had now become
financially and emotionally invested in the project.

Since the project was not going to work out with Boyd as his partner, William
decided he should try to take it off Boyd’s hands. Knowing that the project
was not going to succeed as condominium use, William knew the sense of
urgency that existed for his ex-partner to turn things around. Seeing that the
proposed plan still had some teeth, since the parking problem was solved,
William offered to purchase the Cigar Factory from Boyd. This purchase
seemed to be a no-brainer for both parties involved – William would be able
continue the work he’d begun, and Boyd would now be able to rest better at
night. However, ego tends to cloud even the sharpest of judgment, and this
would end up being the case. Despite all of the evidence against the contrary,
Boyd refused to sell the Cigar Factory to William.
With the project still on his hands, and William out of the picture, Boyd had to
come up with a solution quickly. This time, he would turn back home, to
Atlanta, to find his lifeboat.
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BACK ON STABLE GROUND|EARLY 2013
Jay Weaver was slightly intrigued when he hung up the phone. Boyd had
decided to reach out to Jay concerning the Cigar Factory down in Charleston.
While not very familiar with the property, Jay was interested because of the
historic nature of the project. Over the past several years, his company had
completed several award-winning historic adaptive reuse developments. Given
the success of Puritan Mills and White Provisions in Atlanta, Jay felt that the
project would be a good fit for his company. However, while the project was of
interest, Jay needed someone who was intimate with project and the market.
Months after both the failure of the joint-venture and purchase of the Cigar
Factory, William had moved from the notion of pursuing the project. With the real
estate market continuing to show signs of improved health, other opportunities
were beginning to present themselves. While happy with the other ideas
percolating in his mind, Cogswell would be lying if he said he was totally over
the notion. Little did he know that he would soon be receiving a call from an
Atlanta area code, but this time from someone other than Boyd.
After doing some research on the project, Jay reached out to William about the Cigar Factory. When William answered Jay’s call, Jay asked, “So
what do you know about The Old Cigar Factory?” “A lot,” chuckled William on the other end of the line. The conversation between the two
developers centered around the current status of the project, and the potential to take the failing condominium project in a new direction. During the
conversation, it became more evident to Jay that William was extremely intimate with the project. The idea of a joint venturing with William on the
project began to enter his mind. However, after hearing how the relationship between William and Boyd ended, some careful steps would need to
be taken between the two parties.
A few weeks later, Jay and William were able to work out a deal that would form a joint venture to purchase the property. The only caveat would be
that William could not be mentioned during any of the conversations with Boyd. Although months had passed since the fallout between William and
Boyd, it became clear that Boyd still felt bitter about the letter from Mayor Riley.
Before the property could be purchased, more work still needed to be done. William would handle the due diligence work, while Jay would work on
transaction details with Boyd and his partners. During this due diligence period, William could not help but be worried that Boyd would find out
about his involvement. William’s involvement in the project could prove to be disastrous to their potential acquisition of the Cigar Factory, if Boyd or
any of his partners were to find out.
13

A PLAN IS HATCHED|LATE 2013
Several months later, with the due diligence process looking favorable and the identity of William still undisclosed, Jay began working on the next
steps in the acquisition process, while William helped behind the scenes.
Their first order of business was to put in place the financing in order to acquire and fund the construction of the improvements for the project. An
entity was established by both William and Jay, Roi-Tan Investments, which would be the owner of the project. Roi-Tan’s role was to raise equity
for the project and to oversee the development process. With both developers coming out of the financial crisis, outside equity would need to be
raised in order to make a lender comfortable with the proposal. After pitching the deal to several local investors, Roi-Tan raised enough capital to
raise the equity component of the deal.
With the equity pool collected, the next step would be to utilize federal and state tax credit programs to raise additional funds for the project. Given
that Boyd’s project was a for-sale condominium deal, he was not able to use tax credits to finance the deal. The new plans for the Cigar Factory
now consisted of income producing uses, office, retail, and event space, which made the project eligible for tax credits.
The importance of the tax credits obtained for the financing of this project cannot be overlooked. Without these federal and state incentives, the
project would have not penciled out for the developers. Fortunately, the Cigar Factory was already on the National Register of Historic Places.
This automatically made the projected eligible to receive Federal Historic Tax Credits. These credits would total 20% of the qualified rehabilitation
costs for the project. With the Federal credits lined up, the developers now focused on receiving the credits that the state of South Carolina had to
offer.
The state of South Carolina offers an array of tax credits for the adaptive reuse of buildings. The list of incentives includes State Historic Tax
Credits, Abandoned Building Tax Credits, Big Box Tax Credits, and Textile Tax Credits. After going through the process of applying for these
various credits, the Cigar Factory was eligible for both State Historic Tax Credits and Textile Tax Credits. The State Historic Tax Credits are
available for buildings which are historically significant to the state and are valued at 25% of the total qualified rehabilitation costs. Textile Tax
Credits are offered to projects which, at some point in time, contributed to the textile industry in South Carolina. In its earlier life, the Cigar Factory
was home to the Charleston Manufacturing Company, which produced textiles and operated as a cotton mill for over 20 years. These Textile Tax
Credits are valued at 25% of the total qualified rehabilitation costs.
Collectively, the value of the tax credits, which the project was eligible to receive, exceeded ten million dollars. With the equity from local investors
secured by Roi-Tan and the eligibility of the project for tax credits confirmed, it was time to look for other partners to fill the rest of the capital stack.
14

TARGET IN SIGHT|EARLY 2014
Within the past year, the Cigar Factory had gone from being off of William’s radar, into him being in the driver’s
seat of the deal. Roi-Tan had been established for the both the future ownership of the property and the equity
investment portion of the capital stack. Tax-credits were being syndicated by FCP, and PNC had decided to
come aboard as the lender for the project. Things were looking up, but a few more pieces needed to fall in place,
namely an anchor tenant for the project, and the closing for the property.
Word was beginning to spread amongst the office user community that the Cigar Factory would be purchased
and redeveloped into office and retail space. With the tech industry continuing to grow in the newly dubbed
“Silicon Harbor,” technology tenants were looking for space to prepare for future growth. Given the size of the
project, it would easily allow a tenant to secure sizable office space in downtown Charleston, which had been
near impossible in the past. Eventually, one of these technology companies decided to reach out to William
about the project. The need for an anchor tenant was time sensitive, given that the closing of the project was
soon approaching.
BoomTown! is a real estate software company, headquartered in Charleston, which had grown by leaps and
bounds over the past decade. Realizing the need for more office space due to increased employment, the
company decided to look at taking space in the Cigar Factory. Over the past century, the property had been
home to leaders of past industries, and having a tech company call the factory home fit in well with this past.
Given the interest BoomTown! had taken in the property, William realized the property could become the
epicenter for technology companies in the Charleston area. This realization began to refine the concept for the
project, instead of being marketed towards general office users the space would be marketed towards the tech
companies within the locale. Finally, it seemed, the Cigar Factory had a roadmap laid out for what is was to
become. However, as with everything before, William would soon see that this plan was far from a sure thing.
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MEAT’S NOT MEAT ‘TIL IT’S IN THE PAN |MID 2014
With the anchor tenant now on board and other leases beginning to roll in, both the equity partners and the lender were
more optimistic than ever on the risk they were taking. Now, all that remained was to finally close on the purchase of the
Cigar Factory. The task seemed simple enough, and pieces continued to fall in place for Roi-Tan and their partners.
A couple of months later, the seemingly simple closing process had just become a nightmarish situation. The once promising
BoomTown! had backed out of the deal – one week before closing, no less. This left a void in the preleasing that was
needed to satisfy the lender. Not only was the anchor tenant leaving a heavy blow to the project, but the programming for the
project was to also be centered around the technology industry.
Having an anchor tenant leave with almost no time left until closing makes all parties involved put your number on speed
dial. The lender was now lowering the amount of money they would lend for the project, FCP was beginning to worry about
the tax-syndication they had put together, and the members of Roi-Tan were starting the make the old adage of “never
partner with friends” seem true as it pertained to the Boomtown lease.
Despite the 11th hour surprise, William was able to convince the partners that the anchor loss was actually a good thing,
given the continued improvement of the office leasing market and the growing cache of the project. This was a remarkable
feat, in light of the rapidly approaching closing. Even though he settled his concerns for the current problems, a new problem
was now sitting on his desk.
The once aligned capital stack was no longer matching up with the uses for cash. In other words, with closing soon
approaching, more money needed to be brought to the table. While PNC still agreed to be the lender, they would lower the
amount of debt placed on the deal. Given the loss of an anchor tenant, the project risk blossomed overnight. While most
developers would simply reach into their bank accounts to make up the difference, this void was larger than most. With the
time clock running closer towards zero, this void was all consuming.
Going to a source unfamiliar with the project was off the table, given the looming closing, and a new party could not be
caught up to speed in time to make a commitment. Therefore, William decided to reach out to the one party who had the
most experience with these deals. This saving grace would come in the form of a mezzanine loan from FCP. While not
cheap, this money would be able to sustain the deal through the closing and the hopeful refinancing of the project. At this
point, though things finally seemed to be squared away for the closing of the deal, William wasn’t 100% sure that it closing
would happen. Concern would again creep into William’s mind.
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CLOSING DAY|2014
The day was finally here - closing for the Cigar Factory.
Roi-Tan Investments would be purchasing the property
from Boyd at an amount north of $24M. The sense of
urgency was higher than at most closings, given that
Boyd had demanded more hard money over the course
of the due diligence period. By Closing Day, more than
$2M of hard money was on the line. Having the closing
go through was critical, but William seemed unsure if
things would go as planned. With a newly replenished
war-chest, the closing seemed to be a matter of
formalities. That was until the phone began to ring 15
minutes prior to the closing deadline. This time the
Atlanta number would be a familiar acquaintance of
William’s.

At this point in time, everything was in place with
agreements to ensure the release of funds to the seller.
However, playing hardball, Boyd was willing to let the deal
go given the $2M guaranteed from the purchaser. Knowing
the way in which the seller operated, everyone fell silent
understanding nothing else could be done. The work
needed to get the project to this point was in the control of
the parties involved, however dealing with a man like Boyd
was out of their control. Time seemed to slow with each tick
of the clock as the 5 o’clock deadline was now just 480
seconds away. Would the wired funds arrive in time?

Once again, Boyd was going to be a hurdle to
overcome. With the closing time of 5 o’clock nearing,
Jay’s phone continued to show the name “Boyd
Simpson,” and the conversation was similar to the
previous three calls. The money was not in the account
yet, and if it failed to show up at 5 o’clock, no extensions
would be made for Jay and, unbeknownst to Boyd,
William.
With just 7 minutes to spare, the phone calls stopped and
Roi-Tan’s war room erupted in congratulations. Finally,
after two years, the Cigar Factory would now undergo the
new life which had been envisioned by its new owners.
However, the elephant in the room still had a crushing
presence – who would become the new anchor tenant and
how would the project shift strategies after being
upheaved after BoomTown’s departure.
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OFF THE GROUND RUNNING|LATE 2014
With the property now under Roi-Tan’s ownership, the plan William had pitched to the parties before
closing would need to come to fruition soon. Instead of focusing on the tech industry, the Cigar Factory
would become a space consisting of various office users spanning a variety of industries, high end retail
users, and the best event space in downtown Charleston. Not only would the target user completely shift,
the price point for rent would as well. Contrary to the logic of lowering prices to attract tenants when a
landlord needs them most, Jay had moved the dial towards the upper end. Not only would the Cigar
Factory seek to attract a new mix of tenants, but the quality of them would exceed the level of any space
existing in the market.
Although shifting the strategy to this end of the spectrum eliminated a lot of potential tenants, it also
opened doors to tenants who would have otherwise overlooked the project. The tides would soon turn
again for William, and this time the shore looked awfully close.
Garden & Gun Magazine has been a staple in southern culture for the preceding decade. Most upper and
middle income homes in the Southeastern United States have copies, both current and past, stacked upon
coffee tables and book shelves. Even though the magazine suffered setbacks, along with the rest of the
economy, their momentum was continuing to pick up. This new wind led the magazine to begin searching
for a new home. Their current headquarters began to feel claustrophobic as the need for more employees
continued to compile. While most spaces in the downtown area could not accommodate the office
requirements, a newly positioned Cigar Factory seemed to fit the bill for the decision makers at Garden &
Gun.
The space told a story, just like the pages in each new issue. Garden & Gun could relate to the
craftsmanship and details which were expressed in the century old structure. While the terms were not for
the faint of heart, required dedicated parking, and gave G&G a say in the future tenants surrounding them,
the magazine was on board.
With Garden & Gun onboard, William saw two problems become apparently solved at once. Not only
would Garden & Gun become the anchor tenant, but their commitment to the space would help define the
future of the Cigar Factory. Sticking to the vision created once the former anchor tenant abandoned ship,
the new anchor established a presence of quality and lifestyle which would soon attract a flood of
desirable brand-driven potential tenants.
In addition to getting Garden & Gun on board with the project, construction was well underway with a
hopeful completion date of late 2015. After all the setbacks, construction finally seemed to be moving
along ahead of schedule.
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2015|A NEW DAWN
The new year continued to bring new opportunities to
the Cigar Factory. Word was continuing to spread that
the once failed project was now seeing new signs of
life from new ownership. Tenants began to sign
leases for both the office and retail space throughout
the property. The amount of interest being expressed
now exceeded even the best of expectations.
Construction on the once forgotten structure was
being followed eagerly by both real estate players and
local citizens alike. Day by day, the previous eyesore
began to take on a transformation which rivals the
best of any historic reuse project in the U.S. The
previously bricked up windows were now beginning let
in light for the first time in decades. With progress
exceeding expectations on both the construction and
leasing fronts, William was finally able to take a sigh
of relief.

THE WIND AT HIS BACK
OPEN FOR BUSINESS!
After three years of work, the Cigar Factory was now ready to
embrace its new tenants with open arms. After many setbacks, the
project was finally beginning to look better than the vision which was
first laid out. The space began to buzz, similar to the old engine rooms
during its past life. Seeing both tenants and the locals meander
around the once worn out property was similar to seeing a loved one
after years of lost contact. Despite it all, William was able to see the
project through to completion and the final result was much better than
even he could have imagined when he first stepped foot on 701 E.
Bay Street.
Similar to the bookshelf filled with accolades in regards to Charleston,
the Cigar Factory’s old worn bookshelf was beginning to fill with new
stories.

With odds stacked against him every step of the way,
the Charleston native was now at the helm of one of
the most impactful projects in the region. Being able
to preserve the past and to better position this project
for the days ahead brought its own sense of meaning
to the project. Here he sat watching what was once an
idea in his mind being transformed into a reality.
Having learned from the events in the recent past,
however, William continued to push forward at
breakneck speed to ensure the successful
redevelopment of the Cigar Factory.
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TENANT SPOTLIGHT:
GARDEN AND GUN

RAPPAHANNOCK OYSTER COMPANY
CIRCLE 7

MERCANTILE & MASH
CEDAR ROOM

CLEMSON UNIVERSITY

LESSONS
LEARNED
Having such an intensive process getting this project
closed out, the partners at Roi-Tan Investments
definitely learned a thing or two. The key takeaways
included:
“Choose your partners wisely, make sure you
complement each other and understand where each
person stands and their role/expected involvement in
the project”

“Put in the money and take the risk upfront to do the
project right. Even though harder to underwrite
because in long run cutting corners ends up being a
larger risk”

Appendix

P
R
O
J
E
C
T
F
I
N
A
N
C
I
A
L
S

23

P
L
A
T
M
A
P

24

E
n
v
i
r
o
n
m
e
n
t
a
l
P
h
a
s
e
1

The following known/suspect RECs, historical RECs and/or de
minimum conditions were identified on the subject site, adjacent
and surrounding properties:
Waste chemical containers are stored outside the facility on a
concrete slab and were retrieved from equipment and
storage rooms before demolition was completed.
Several virgin chemical containers which contain water-based
sealants are present inside Building 3 and have never
been opened.
A drycleaner was formerly present on Tract 2 (historical REC).
A historical map denotes a former Paint Storage Building
(historical REC).
The reported presence of a fuel oil tank in a 2007 PESA by
Terracon at an unknown location reportedly near the boiler
house (historical REC).
Based on interviews and review of a 1973 aerial photograph,
ASTs might have been operated about 40 to 50 feet north
of the boiler house and might have been associated with a
chemical company previously located on the north part of
the site (historical REC).
Based on interviews and a 2007 property condition
assessment, transformers were located in an area east of
Building 1 and north of the tower (historical REC).
Historical maps denote the presence of a transformer area east
of Building 1 and south of the tower (historical REC).
Historical maps denote manufacturing support departments in
the buildings, including a boiler room, two engine rooms
and a machine shop (historical RECs).
Historical maps denote a waste house/electric storage building,
paint storage building, and coal piles outside the mill
buildings (historical REC).

Many historical RECSs have been identified for Tract 1 of the subject site
from its industrial land use prior to approximately 1982 when the site was
converted to office space. The former boiler room, two engine rooms and
machine shop potentially used petroleum and solvent products. Outside,
Tract 1 of the subject site had a waste/electric storage house, two
transformer areas, paint storage shed, a reported fuel oil AST, and possibly
two other ASTs with unknown contents. Tract 2 formerly contained a drycleaner. Based on our review of prior reports, soil and groundwater
samples were collected from the vicinity of the waste/electric storage
house, near the reported fuel oil AST formerly located near the boiler room,
along the south property line of Tract 1, and from Tract 2. Contaminants
were detected but at low concentrations below established regulatory
levels.
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William Cogswell provided the majority of the information in this presentation
http://cigarfactorycharleston.com
http://gardenandgun.com
http://www.postandcourier.com/business/garden-gun-magazine-opens-in-cigar-factory/article_a3f843471c33-555b-bc30-4fe0541d7ce2.html
http://www.postandcourier.com/business/real_estate/jim-parker/builder-completes-work-at-former-cigarfactory-property/article_d9dd07f6-68e9-11e7-aee0-eba496f3cf31.html
http://www.postandcourier.com/business/work-on-cigar-factory-to-get-back-on-track/article_73ab7fd6-6b4d5cbe-9519-7a3558280b89.html
http://charlestoninsideout.net/2013/10/07/the-cigar-factory-yes-condominiums-no/
http://www.nationalregister.sc.gov/charleston/S10817710113/S10817710113.pdf
http://www.nationalregister.sc.gov/charleston/S10817710113/index.htm
https://www.nytimes.com/2015/03/15/opinion/sunday/birth-of-a-freedom-anthem.html
http://www.prweb.com/releases/2008/09/prweb1293314.htm
http://www.postandcourier.com/business/cigar-factory-attracts-several-new-tenants-ahead-of-juneopening/article_906b31bc-5cae-51da-bb8d-aae0ac0b13fe.html
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